
1 

 

 
 
 

Planning Commission 
Study Session 

 

TO: PLANNING COMMISSION / DESIGN REVIEW BOARD 

 

FROM: SYDNEY BETHEL, PLANNER II 

 (480) 503-6721, SYDNEY.BETHEL@GILBERTAZ.GOV 

 

THROUGH: AMY TEMES, INTERIM PRINCIPAL PLANNER 

 (480) 503-6729, AMY.TEMES@GILBERTAZ.GOV 

 

MEETING DATE: FEBRUARY 6, 2019 

 

SUBJECT: A. UP18-40, COOPER & GUADLUPE RETAIL: REQUEST TO 

APPROVE A CONDITIONAL USE PERMIT FOR APPROX. 1.07 

ACRES LOCATED AT THE NORTHEAST CORNER OF COOPER 

AND GUADALUPE ROADS TO ALLOW AN EATING AND 

DRINKING ESTABLISHMENT (RESTAURANTS, LIMITED 

SERVICE) IN THE NEIGHBORHOOD COMMERCIAL (NC) 

ZONING DISTRICT. 

 

 B. DR18-208, COOPER & GUADALUPE RETAIL: SITE PLAN, 

LANDSCAPING, GRADING AND DRAINAGE, ELEVATIONS, 

FLOOR PLANS, LIGHTING, AND COLORS AND MATERIALS 

FOR APPROXIMATELY 1.07 ACRES, GENERALLY LOCATED 

AT THE NORTHEAST CORNER OF COOPER AND GUADALUPE 

ROADS, AND ZONED NEIGHBORHOOD COMMERCIAL (NC) 

WITH A PLANNED AREA DEVELOPMENT (PAD) OVERLAY.   

STRATEGIC INITIATIVE:  Economic Development 

Attract and retain businesses that serve the local community. 

RECOMMENDED MOTION 

Request for input only. No motion required. 
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APPLICANT/OWNER 
Company: Diversified Partners Company: WNDG 

Name: Alexandra Schuchter Name: Walter Brown 

Address: 7500 E. McDonald Dr., #100A Address: 7500 E. McDonald Dr., #100A 

 Scottsdale, AZ 85250  Scottsdale, AZ 85250 

Phone: (480) 205-9652 Phone: (480) 947-8800 

Email: alexandra@dpcre.com  Email: waltb@dpcre.com  

 

BACKGROUND/DISCUSSION 

History 

 

Date Description 

July 25, 1995 Town Council approved Z95-16, adopting Ordinance No. 941, 

establishing the RCC zoning equivalent to C-1 zoning for the 

subject site.  

November 9, 1995 Design Review Board approved DR95-47 for an ARCO gas station 

and convenience store located just west of the subject site.  

July 10, 2002 Planning Commission approved UP02-04, a Use Permit for a drive-

through facility for a Jack-in-the-Box restaurant on the subject site.  

July 11, 2002 Design Review Board approved DR02-33 for a Jack-in-the-Box 

restaurant on the subject site.  

May 12, 2005 Design Review Board approved DR05-01 Casa de Cooper Offices 

and Retail Buildings located to the south and east of the subject site. 

October 11, 2007 Design Review Board approved DR07-86 for the Human Bean at 

Casa De Cooper Retail Center on the subject site. 

  

Overview 

The applicant is proposing a 6,000 sq. ft. building with a 400 sq. ft. outdoor patio and a drive-

through, divided into four (4) independent suites proposed for commercial and restaurant uses. In 

addition to the Design Review application for the proposed building, a Conditional Use Permit 

application has also been submitted to allow an Eating and Drinking Establishment (Restaurants, 

Limited Service) in the Neighborhood Commercial (NC) zoning district. The subject site is located 

on a 1.07 acre vacant parcel situated within an existing commercial center, Casa de Cooper, which 

was approved in 2005. The subject site is generally located at the northeast corner of Cooper and 

Guadalupe Roads, and zoned Neighborhood Commercial (NC) with a Planned Area Development 

(PAD) overlay. 

 

Surrounding Land Use & Zoning Designations: 

 Existing Land Use 

Classification 

Existing Zoning Existing Use 

North Neighborhood 

Commercial (NC) 

Neighborhood 

Commercial (NC) with 

PAD overlay 

Retail Shops   

South Light Industrial (LI) Light Industrial (LI)  Guadalupe Road then 

Bushtex Inc.  

mailto:alexandra@dpcre.com
mailto:waltb@dpcre.com
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East  Neighborhood 

Commercial (NC) 

Neighborhood 

Commercial (NC) with 

PAD overlay 

Retail Shops  

West Neighborhood 

Commercial (NC) 

Neighborhood 

Commercial (NC) with 

PAD overlay 

ARCO Gas Station  

Site Neighborhood 

Commercial (NC) 

Neighborhood 

Commercial (NC) with 

PAD overlay  

Vacant lot  

 

 

Project Data Table 

Site Development 

Regulations 

Required per LDC and 

Ordinance No. 941 

Proposed 

Minimum Size of Use or User   

(sq. ft.) 

25,000 sq. ft.  6,400 sq. ft. 

Maximum Height (ft.)/Stories 25’/ 1 Story  24’/ 1 Story  

Minimum Building Setbacks 

(ft.) 

  

 Front  20’ 20’ 

 Side (nonresidential) 10’ 10’ 

 Rear (nonresidential)  15’ 15’ 

Minimum Required Perimeter 

Landscape Area (ft.) 

  

 Front  20’ 20’ 

 Side   (nonresidential) 10’ 10’ 

    Rear   (nonresidential) 15’ 15’ 

Landscaping (% of net lot 

area) 

15% 29% 

Parking  38 Spaces  37 Spaces  

 

DISCUSSION  

The subject site has previously been approved for two (2) separate developments, a Jack-in-the-

Box fast food restaurant in 2002 and a Human Bean espresso beverage franchise in 2007. Neither 

of the two (2) approved projects pursued development and both of their approvals have expired. 

The current project has completed first review and comments have been sent to the applicant. 

Additional comments, beyond what are included in this report, may be brought forward for 

discussion during the study session meeting. 

 

Conditional Use Permit 

The applicant is requesting a Conditional Use Permit to allow an Eating and Drinking 

Establishment (Restaurants, Limited Service) in the Neighborhood Commercial (NC) zoning 

district.  This request is specific to the proposed restaurant use located on the western portion of 

the building. The Land Development Code (LDC) Article 6.1 Use Definitions provides the 

following description: 
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Restaurants, Limited Service.  Eating and Drinking Establishments providing food prepared 

on-site, sold to patrons who pay before eating.  Food and beverages may be consumed on the 

premises, taken out, or delivered.  No table service is provided.  This classification includes 

cafeterias, cafes, fast-food outlets, pizzerias, and snack bars. 

 

To approve a Conditional Use Permit, the Planning Commission must find that all four Findings 

of Fact, identified under LDC Section 5.403, have been met.  The required Findings of Fact are as 

follows: 

 

1. The proposed use will not be detrimental to health, safety, or general welfare of persons 

living or working in the vicinity, to adjacent property, to the neighborhood, or to the public 

in general. 

 

2. The proposed use conforms to the purposes, intent, and policies of the General Plan and 

its policies and any applicable area, neighborhood, or other plan adopted by the Town 

Council. 

 

3. The proposed use conforms to the conditions, requirements, or standards required by the 

Zoning Code and any other applicable local, State, or Federal requirements. 

 

4. The proposed use, as conditioned, would not unreasonably interfere with the use and 

enjoyment of nearby properties.  

 

The applicant has applied for a Conditional Use Permit (UP18-40) that is being concurrently 

reviewed with the Design Review application (DR18-208).  The aforementioned Conditional Use 

Permit must be approved by the Planning Commission prior to approval of the Design Review 

application.  

 

Design Review  

 

Site 

The proposed 6,000 sq. ft. building is situated on a vacant pad located within an existing 

commercial center. There are existing retail buildings to the south and east of the subject site with 

and an existing Arco/AMPM gas station to the west. A drive-through has been proposed to support 

the restaurant suite located on the western portion of the building.  

 

Primary access is provided off of Guadalupe Road with secondary access provided off of Cooper 

Road. Both access points and drive aisles are presently existing. The subject site will also have a 

connection to the existing gas station to the west providing additional access and increasing the 

circulation of the greater site area. In addition to the nine (9) existing parking stalls on the site, 

twenty-eight (28) new parking stalls have been proposed. One (1) pedestrian connection has been 

proposed internally within the site on the eastern portion. Staff is requesting input on the addition 

of pedestrian connections from the subject site to the existing retail shops to the south and east of 

the subject site to increase pedestrian walkability.   
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Landscape  

The subject site exceeds the landscape percentage requirements and foundation landscaping is 

provided along all four (4) sides of the building and along the proposed drive-through. A 

combination of Chinese Elm, Mulga, and Red Push Pistache have been utilized for the tree palette. 

In order to comply with code, a minimum of 50 percent of the required arterial street trees shall be 

the district’s designated Streetscape Theme Tree. For District 1, the Streetscape Theme Tree is 

Mondel Pine, which will be required to be incorporated into the street frontage tree palette. A 

variety of accent and ground cover plants have been proposed, some of which include Red Yucca, 

Baja Ruellia, Orange Jubilee, Desert Spoon, and Lantana.  

 

Elevations, Colors, and Materials 

The proposed elevations’ design, colors, and materials have been modeled after the existing retail 

shops to the south and east to create a cohesive design throughout the center.  The primary building 

material includes stucco painted in a range of warm brown tones with stone veneer and painted 

metal utilized as accent materials. The metal accents proposed are comprised of an intricate 

geometric design and are placed above the storefronts and proposed drive-through canopy.  Staff 

is requesting general input on the building elevations.  

 

Signage  

Signage is not included in this approval and must comply with DR02-33 the Comprehensive Sign 

Plan for the Casa de Cooper. The signage shown is for reference only. Administrative Design 

Review approval is required prior to permitting. 

 

PUBLIC NOTIFICATION AND INPUT 

The proposed project will require public notice as specified under Land Development Code (LDC) 

Section 5.602.A.3. 

 

REQUESTED INPUT 

1. Overall site layout; and  

2. Building elevations.  

 

 

Respectfully submitted, 

 
Sydney Bethel 

Planner II  

 

Attachments and Enclosures: 

 

1) Vicinity Map 

2) Aerial Photo  

3) Site Plan 

4) Landscape Plan 

5) Grading and Drainage 

6) Colors and Materials 
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7) Elevations 

8) Floor Plan 

9) Lighting and Details 

10) Context Photos of Existing Commercial Center  



Subject Site 

UP18-40 / DR18-208 Cooper & Guadalupe Retail 
Attachment 1: Vicinity Map
February 6, 2019



Subject Site 

UP18-40 / DR18-208 Cooper & Guadalupe Retail 
Attachment 2: Aerial Photo
February 6, 2019
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A R C H I T E C ST , I N C

NEC OF COOPER ROAD AND GUADALUPE ROAD
740 W GUADALUPE RD, GILBERT, AZ 85233

COOPER AND GUADALUPE RETAIL

DATE: 11-09-2018 (PRELIMINARY)

NORTH

SCALE:

CONCEPTUAL SITE PLAN
1" = 20'-0"

RKAA# 18207.00

SP-1   2 0 1 5  R K A A
ARCHITECTS, INC.  ALL
R I G H T S  R E S E R V E D .
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PR OPE R TY  OF  R KA A
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20' 40'10'0'

PROJECT DIRECTORY

310-10-088
NC

1.07 ACRES (46,560 S.F.)
0.83 ACRES (36,160 S.F.)

RETAIL / RESTAURANT

1,800 S.F.
400 S.F.

1,200 S.F.
1,200 S.F.
1,800 S.F.

6,400 S.F.

18 SPACES
1 SPACE

10 SPACES
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36 SPACES.

9 SPACES
29 SPACES
38 SPACES

2
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PARCEL NUMBER (APN):
EXISTING ZONING:
GROSS SITE AREA:
NET SITE AREA:

PROPOSED USE:

BUILDING AREA:
RESTAURANT:
PATIO SEATING:
RETAIL 1:
RETAIL 2:
NAIL SALON:

TOTAL BUILDING AREA:

TOTAL PARKING REQUIRED:
RESTAURANT - 1/100 S.F.
OUTDOOR PATIO - 1/400
RETAIL (1200 +1200) - 1/250
NAIL SALON - 1/250

TOTAL PARKING REQUIRED

PARKING PROVIDED:
a) EXISTING
b) NEW PROPOSED
TOTAL PARKING PROVIDED

ACCESSIBLE SPACES REQUIRED:
ACCESSIBLE SPACES PROVIDED:

SITE DATA

DEVELOPER:
  DIVERSIFIED PARTNERS, LLC
  7500 E McDONALD DRIVE SUITE 100A
  SCOTTSDALE AZ 85250
  CONTACT: ALEXANDRA SCHUCHTER
  PHONE: 480-205-9625
  FAX:
  E-MAIL: alexandra@dpcre.com

ARCHITECT:
  RKAA ARCHITECTS, INC.
  2233 EAST THOMAS ROAD
  PHOENIX, ARIZONA  85016
  CONTACT:  ROBERT KUBICEK
  PHONE: (602) 955-3900
  FAX:  (602) 955-0496
  E-MAIL:  rkubicek@rkaa.com
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NORTH

ELLIOT ROAD

GUADALUPE ROAD

BASELINE ROAD

GI
LB

ER
T 

RO
AD

CO
O

PE
R 

RO
AD

M
CQ

U
EE

N
 R

O
AD

GUADALUPE RD

CO
O

PE
R 

RD
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Attachment 3: Site Plan
February 6, 2019
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NEC OF COOPER ROAD AND GUADALUPE ROAD
 740 W GUADALUPE RD, GILBERT, AZ 85233

DATE: 11-16-2018 (PRELIMINARY)

COOPER AND GUADALUPE RETAIL
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PAINT:
MFG: DUNN EDWARDS
COLOR: BURNT BUTTER
SPEC #: DET483

A PAINT:
MFG: DUNN EDWARDS
COLOR: ALMOND LATTE
SPEC #: DE6143

B C PAINT:
MFG: DUNN EDWARDS
COLOR: HOMESTEAD
SPEC #: DE6096

D

8X8X16 CMU BLOCK:
MFG: SUPERLITE BLOCK
FINISH: SPLIT FACE
COLOR: VERANDA GOLD DE6187

H

PAINT:
MFG: DUNN EDWARDS
COLOR: WHITE
SPEC #: DEW380

E ALUMINUM STOREFRONT:
MFG: KAWNEER
FINISH: BLACK

F TILE:
MFG: DALTILE
COLOR: EV99 COTTAGE BROWN

G STONE VENEER:
MFG: CORONADO STONE
SPEC: LEDGESTONE SERIES
COLOR: QUICK STACK

UP18-40 / DR18-208 Cooper & Guadalupe Retail 
Attachment 6: Colors and Materials
February 6, 2019



UP18-40 / DR18-208 Cooper & Guadalupe Retail 
Attachment 7: Elevations
February 6, 2019
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Statistics

Description Symbol Avg Max Min Max/Min Avg/Min

PL FC @ 5" AFG 0.1 fc 0.3 fc 0.0 fc N/A N/A
SITE FC AFG 2.0 fc 9.4 fc 0.0 fc N/A N/A

Schedule

Symbol Label Quantity Manufacturer Catalog Number Description Lamp Number 
Lamps Filename Lumens Per Lamp Light Loss Factor Wattage

A
2 Lithonia Lighting DSX0 LED P6 40K TFTM MVOLT HS / 

SSS 17.5' POLE WITH 2.5' BASE
DSX0 LED P6 40K TFTM MVOLT with 
houseside shield

LED 1 DSX0_LED_P6_40K_TFTM_M
VOLT_HS.ies

12465 0.91 134

B
1 Lithonia Lighting DSX0 LED P6 40K T3M MVOLT HS  / 

SSS 17.5' POLE WITH 2.5' BASE
DSX0 LED P6 40K T3M MVOLT with houseside 
shield

LED 1 DSX0_LED_P6_40K_T3M_MV
OLT_HS.ies

12566 0.91 134

C 10 Lithonia Lighting WST LED P2 40K VF MVOLT WST LED, Performance package 2, 4000 K, 
visual comfort forward throw, MVOLT

LED 1 WST_LED_P2_40K_VF_MVOL
T.ies

3469 0.91 25
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